RESOLUTION 2026-8

TOWNSHIP OF WILLINGBORO PLANNING BOARD RESOLUTION
MEMORIALIZING THE GRANT OF FINAL MAJOR SITE PLAN APPROVAL AND
AN EXTENSION OF TIME TO PERFECT THE SUBDIVISION OF PROPERTY
KNOWN AS 4284 ROUTE 130, BLOCK 5.02, LOTS 8,9, 10, 11 and 17

WHEREAS, WILLINGBORO AH JV, LLC (hereinafter, the “Applicant”), submitted
an application to the Township of Willingboro Planning Board (hereinafter, the “Board”), for final
major site plan approval, and for an extension of time to perfect the minor subdivision of the
property known as Block 5.02, Lots 8, 9, 10, 11 and 17 on the Official Tax Map of the Township
of Willingboro, being commonly known as 4284 Route 130 (hereinafter, the “Site”), and

WHEREAS, the Board held a public hearing on the application at its regular meeting on
April 13, 2026, for which the Board provided notice in compliance with the New Jersey Open
Public Meetings Act, and the Applicant provided notice in compliance with N.J.S.A. 40:55D-12;
and

WHEREAS, the Applicant was represented by Damien Del Duca, Esquire of the law firm
of Del Duca Lewis and Berr LLC of Haddonfield, New Jersey; and

WHEREAS, the Board reviewed and considered the materials submitted by the Applicant,
including:

1. The Application form, checklists and cover letter.

2. March 12, 2026 letter from Paulus, Sokolowski and Sartor (“PS&S”) responding to
comments from the August 15, 2025 preliminary site plan review letter of Board Engineer Carl
Turner.

3. March 11,2026 Plan Set by PS&S (25 sheets).

4. Plan of Minor Subdivision by PS&S (1 sheet, revised through February 10, 2026).

5. October 27, 2025 Wetlands Location Plan by PS&S (1 sheet).

6. May 14, 2019 Freshwater Wetlands Letter of Interpretation (recorded June 10, 2019).

7. July 24, 2025 “Traffic Analysis Letter” by Nathan B. Mosley, P.E., CM.E. and
Christopher R. Campbell, P.E. of Shropshire Associates LLC, Atco, New Jersey.

8. July 2025 Stormwater Management Report by PS&S, revised March 2026.

9. July 2025 Stormwater Management Facilities Maintenance Manual by PS&S, revised
March 2026.

10. November 14, 2025 NJDEP FHA and Riparian Zone Verification Plan by PS&S.

11. Boundary and Topographic Plan of Survey by PS&S (1 sheet, revised through March
12, 2026).

12. March 11, 2026 NJDEP Verification Status Memo by PS&S.

13. February 11, 2026 conditional approval letter from the Burlington County Planning
Board.

14. Architectural Floor Plans and Elevations by Donovan Architects (14 sheets, dated
February 19, 2026).

15. Tidelands Search Certificates for the property.



16. March 12, 2026 Report of Supplemental Geotechnical Investigation by Whitestone.
Along with the following Exhibits:

A-1 Aerial View of the Site

A-2 Overall Site Plan Rendering
A-3 Site Plan Rendering

A-4 Building Perspectives (4 sheets)
A-5 Circulation Plan

A-6 Utilities Plan

A-7 Proposed Access Plan; and

WHEREAS, the Applicant presented sworn testimony from Jason Schooling, P.E. of
PS&S, who was qualified by the Board as an expert in civil engineering. Also present but not
testifying were the Applicant’s experts in affordable housing, architecture and traffic engineering;
and

WHEREAS, the Applicant’s counsel Mr. Del Duca began by providing an update on
developments concerning the Site since the Board’s September 8, 2025, adoption of Resolution
2025-10, which memorialized the Board’s August 18, 2025 grant of minor subdivision and
preliminary major site plan approvals. He noted in particular that the Applicant had been successful
in securing NJHMFA financing for the proposed sixty units of affordable rental housing in three
buildings on new Lot 17 (the “Project”), as discussed at the initial hearing. He advised that the
Applicant has completed its design for the Project and is now seeking final major site plan approval
but is still in the process of securing the other approvals that must precede the conveyance of the
Site and the recording of the subdivision deed. Accordingly, the Applicant is also requesting a one-
year extension of the statutory deadline for filing that deed, to March 17, 2027; and

WHEREAS, Mr. Schooling addressed the actions taken and proposed by the Applicant
in response to the comments in Mr. Turner’s August 2025 and April 2026 review letters. He
advised that the Applicant has applied to the NJDEP for a Flood Hazard Area Verification and has
relocated planned Building B to remove it from the flood plain. He also explained that the access
roadway was slightly reconfigured in response to comments from the NJDOT, resulting in a partial
straightening of the egress drive to Route 130 and the repositioning of an existing telephone pole.
Mr. Schooling testified regarding revisions to the Site’s stormwater management system, including
that the parking areas will be served by manufactured treatment devices and an infiltration system.
Building A will be shifted to create the required separation from Bioretention Basin No. 3, which
will be raised a quarter foot per Mr. Turner’s request. He also noted that no bioretention basins are
planned for the area between Roads A and B, as the area is too small and there would be no benefit
to adding the facility outside the parking areas; and

WHEREAS, there was extensive discussion among the parties regarding several of the
items covered in Mr. Schooling’s testimony. In response to questions from the Board and Mr.
Turner, the Applicant’s professionals stated that (1) Applicant proposes to give the Township an
easement over the access drives to Route 130, because the alternative approach of giving the
Township fee ownership would create non-compliance with certain zoning setback standards; (2)



the concrete aprons proposed for the three parking lot entrances would be replaced with asphalt
and designated crosswalks; (3) four parking stalls in Parking Lot C will be shifted to eliminate
potential vehicle movement conflicts; (4) the Applicant will work with the utility provider and M.
Turner on the placement of the proposed electric vehicle charging stations and additional lighting
for the playground, bioretention basin # 3 and one sidewalk area along the entrance road to reduce
dark spots on the Site lighting plan; (5) Applicant will not require any design waivers or variances
for its stormwater management system, but will continue working with Mr. Turner to address any
comments or concerns; (6) Applicant has redesigned the 2 and 3-bedroom units to accommodate
dining tables as requested in a condition to the preliminary site plan approval, but is not proposing
railings at the exterior patios as it adds cost without any material safety benefit; and (7) Applicant
requests to defer discussions with the school district about locating a bus stop within the
development, until the Applicant begins construction; and

WHEREAS, one person spoke during the public portion. Marcus King inquired about
the potential safety risk of a vehicle missing the access driveway from Route 130 and turning into
the outbound driveway. Mr. Schooling stated that there is a break in the island between the
driveways which would allow an errant vehicle in that situation to safely return to the inbound
drive; and

WHEREAS, the Board, after due consideration of the testimony and documentary
materials described above, makes the following findings of fact:

1. The Site is located in the B-1 (business) zoning district, where residential uses are
permitted in accordance with the terms of the 4284 Route 130 Redevelopment Plan
(the “Plan”).

2 The Project will comply with all of the Plan’s use and bulk standards, and the
Application meets all ordinance requirements for the grant of final major site plan
approval.

3. The comments and concerns expressed by the Board, the Engineer and the public,
can be addressed through the imposition of appropriate conditions on the Final
Major Site Plan approval.

4. The requested extension of time to perfect the filing (by deed) of the minor
subdivision is warranted in light of the multiple and interrelated financing and
governmental approvals required by the Project. The Applicant has demonstrated
that it is pursuing all approvals diligently and expeditiously, and the extension is
reasonable and appropriate and consistent with the authority granted to the Board
pursuant to NJSA 40:55D-47 (f) and (g). i

NOW THEREFORE, upon consideration of the evidence presented, the Willingboro
Township Planning Board finds that the Applicant has satisfied the requirements for the grant of
final major site plan approval for the Project. The Board further finds that the Applicant has
demonstrated good cause for a one-year extension of the deadline to perfect the subdivision of the



Site. The Board concludes that the application meets all applicable zoning standards and will
promote the general welfare of the community by the creation of three attractive residential
buildings that will enhance the neighborhood while helping the Township address its affordable
housing obligations. The Board also concludes that the proposed use will not present any
substantial detriments to the general welfare or to the Township’s zone plan and ordinance, and
accordingly the Board upon motion by Vice-Chair Martin Nock, seconded by Dwayne Harris
hereby APPROVES the application of Willingboro AH JV, LLC, for Final Major Site Plan
Approval, and for an extension of time to March 17, 2027 to perfect the minor subdivision of the
Site by the filing of a deed of subdivision, subject to the following Conditions:

1. Applicant will comply with all comments in the Board Engineer’s April 8, 2026, review
letter, except as otherwise set forth in these Conditions.
2. Applicant will work with the Board Engineer to address comments or concerns relating to
a “scour hole” and the Site lighting plan (Comments B-7 and B-10 ), and may return to
the Board for direction or relief if unable to resolve any issues related to those comments.
3. Applicant shall perfect the subdivision by the filing of a Deed, rather than a plat.
4. Applicant shall give the Township an easement over the Project roadways allowing for
their use as public streets, to be maintained by the Township.
5. Applicant shall not be required to treat roof runoff from Building B.
6. Applicant will raise the level of Bioretention Basin No. 3 by one-quarter foot (0.25 feet).
7. During the Project’s construction phase, Applicant will discuss with the Willingboro
school district whether a dedicated school bus stop can be located within the development.
8. Applicant shall obtain all other required approvals, permits and authorizations.
9. Applicant shall be bound by all representations made on its behalf in the Application
materials and at the hearings on the Application.
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